
City of Campbell, CA
Residential Design Standards Update • Developer Workshop

• September 28, 2022



Agenda

3

Developer Workshop

• Introductions
Purpose of Workshop

10 minutes
City staff

• Overview of Approach 
and Key Standards

20 minutes
Opticos Design

• Applying the Initial 
Standards
(Breakout group activity)

1 hour

• Report out on 
Observations

20 minutes



• Introduce the approach to Campbell’s residential design 
standards

• Receive early feedback on initial key standards
• Establish dialogue with users of the standards
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Introduction and Purpose of Workshop



• A toolkit of standards to choose from
• Zone standards

• Supplemental standards
• Initial key standards for today’s breakout group activity

5

Overview and Approach and Key Standards



A Toolkit of Design Standards to Choose From

• Preamble
• Ch 1 Introduction / Applicability
• Ch 2 Palette of Zones
• Ch 3 Zone Standards
• Ch 4 Specific to Uses
• Ch 5 General Standards
• Ch 6 Specific to Buildings
• Ch 7 Specific to Frontages
• Ch 8 Specific to Architecture
• Ch 9 Specific to Signage
• Ch 10 Specific to Large Sites
• Ch 11 Administration 
• Ch 12 Definitions
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RESIDENTIAL DISTRICTS

R-1-6 | Single-Family Residential (6,000 Sq. Ft. Min. Lot Size)

R-1-8 | Single-Family Residential (8,000 Sq. Ft. Min. Lot Size)

R-1-9 | Single-Family Residential (9,000 Sq. Ft. Min. Lot Size)

R-1-10 | Single-Family Residential (10,000 Sq. Ft. Min. Lot Size)

R-1-16 | Single-Family Residential (16,000 Sq. Ft. Min. Lot Size)

R-D | Two-Family Residential

R-M | Multiple-Family Residential

R-2 | Multiple-Family Residential

R-3 | Multiple-Family Residential
COMMERCIAL/OFFICE DISTRICTS

C-1 | Neighborhood Commercial

C-2 | General Commercial

C-3 | Central Business District 

P-O | Professional Office
INDUSTRIAL DISTRICTS

M-1 | Light Industrial

C-M | Controlled Manufacturing (1)
SPECIAL PURPOSE DISTRICTS

P-D | Planned Development

C-PD | Condominium Planned Development

P-F | Public Facilities

PF/OS | Public Facilities/Open Space
OVERLAY/COMBINING DISTRICTS

"H" (Historic Preservation) Overlay/Combining District

"O" (Overlay) Overlay/Combining District
SPECIAL PROJECT AREAS (2)

Downtown Development Plan

East Campbell Avenue Master Plan

North of Campbell Avenue (NOCA) Area Plan

Pruneyard/Creekside Commercial District 

San Tomas Area Neighborhood Plan (STANP)

South of Campbell Avenue (SOCA) Area Plan

Winchester Boulevard Master Plan 

The City of Campbell Zoning Map is adopted pursuant to CMC Sec. 21.04.030. Map produced and 
maintained by the Campbell Planning Division. Revised March 2017. Data sources: 
City of Campbell GIS, Santa Clara County GIS. This map is for reference purposes only.
Parcel level accuracy not guaranteed. Please contact the Planning Division at (408) 866-2140 or 
planning@cityofcampbell.com to verify all zoning district designations.                           
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C I T Y  O F  C A M P B E L L
ZONING MAP
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(1) The number included on the C-M parcels denotes the minimum lot area in thousands 
       of square feet , pursuant to CMC Sec. 21.10.070, Table 2-12.

(2) Properties located within a Special Project Area, as referenced by Campbell General Plan 
       'Figure LUT-8: Campbell Special Project Areas,' are subject to the applicable area plan
       and/or General Plan policies. 

NOTES

Select only the 
content that 

Campbell 
wants



Zones Address a Wide Range of Intensity

Lower-intensity 2 to 4-story Zones Higher-intensity 4 to 6+ story Zones

The standards are prepared to generate your intended physical character, 1 building at a time



T4 Neighborhood Medium (T4N.M) Standards

10



Supplemental Standards: Building Types



Building Standards



Supplemental Standards: Frontage Types

13



Frontage Standards

14



Supplemental Standards: Large Sites

20

When?

• When lots exceed a length that may allow for a 
new street in response to existing context

• When lots are larger than few acres and may 
allow for new streets and blocks

The design process is built into the 
standards

• In order to comply with the intent of these 
standards, there are 6 required actions to 
follow in this process



No.1 – Break Up the Super-Block

21

• Divide development area to 
create smaller blocks and a 
network of interconnected 
streets



No.2 – Add Streets & Civic Space

22

• Introduce new streets

• Identify a % of the 
development area as new 
civic space. The % is 
calculated after subtracting 
street ROWs.



No.3 – Add Alleys & Determine Fronts, 
Sides, Rear

23

• If rear vehicular access is 
preferred, introduce alleys 
to provide access to design 
sites and maintain a 
continuous streetscape 
without the  interruption of 
driveways.



No.4 – Add Zones to Each New Block

24

• Apply zones to implement 
the intended physical 
character



No.5 – Apply Design Sites to Each Block

25

• For each block, select at 
least two building types 
from the allowable building 
types and introduce design 
sites within each block 
based on the required 
design site width and depth.



No.6 – Apply Buildings & Frontages

26

• Show the different  building 
types in each block, and 
identify the selected  
frontage types for each 
design site



Two Approaches: Very different outcomes

27

Outcome following the current approach Outcome following the form-based approach
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Initial Key Standards for Workshop: 
Zones Overview

Zone Name: T3 Neighborhood T4 Neighborhood.
Small

T4 Neighborhood.
Medium

T4 Neighborhood.
Large

T4 Main Street T4 Main Street.Civic 
Blvd

T5 Neighborhood T5 Main Street

Zone Abbreviation: T3N T4N.S T4N.M T4N.L T4MS T4MS.CB T5N T5MS
Overview
Intent A walkable 

neighborhood 
environment of small-
to-medium footprint, 
low-to-moderate-
intensity housing 
choices, supporting 
and within short 
walking distance 
of neighborhood-
serving retail and 
services.

A walkable 
neighborhood 
environment with 
small-to-medium 
footprint, low-to-
moderate-intensity 
housing choices, 
supporting and within 
short walking distance 
of neighborhood-
serving retail and 
services.

A walkable 
neighborhood 
environment with 
medium footprint, 
moderate-intensity 
housing choices, 
supporting and within 
short walking distance 
of neighborhood-
serving retail and 
services.

A walkable 
neighborhood 
environment with 
large footprint, 
moderate-to-high-
intensity housing 
choices, supporting 
and within short 
walking distance 
of neighborhood-
serving retail and 
services. ["Upper 
Missing Middle"]

A vibrant mixed-
use, pedestrian-
oriented street, 
lined with ground-
level businesses 
with residential 
or o!ice above. A 
land use mix that is 
oriented to and more 
sensitive to adjacent 
neighborhood areas. 
First floor commercial 
space is required.

Mixed-use 
development 
pattern that includes 
a combination 
of  “freestanding” 
o!ice, residential 
and commercial 
development.

A walkable 
neighborhood 
environment of 
large footprint, high-
intensity housing 
choices supporting 
and within short 
walking distance 
of neighborhood-
serving retail and 
services.

A walkable, vibrant 
district of large 
footprint, high-
intensity mixed-use 
buildings and housing 
choices supporting 
ground floor retail, 
food and services.

Sub-Zone(s) T3N-O

The open sub-zone 
allows more uses 
within the same form 
and character of the 
base zone.

T4N.S-O

The open sub-zone 
allows more uses and 
additional frontage 
and building types 
within the same form 
and character of the 
base zone.

T4N.L-O

The open sub-zone 
allows more uses and 
additional frontages 
within the same form 
and character of the 
base zone.

T4MS-O

The open sub-zone 
allows more uses and 
additional building 
types within the same 
form and character of 
the base zone.

T5N-O

The open sub-zone 
allows more uses 
within the same form 
and character of the 
base zone.

T5MS-O

The open sub-zone 
allows more uses 
within the same form 
and character of the 
base zone.

Draft GP Land Use(s) 
Implemented

• LMDR (8-16 du/ac)
• PO-MU (8-16 du/ac)†

• MDR (18-25 du/ac)
• N-MU (18-25 du/ac)†

• HDR (≤45 du/ac) • HDR (≤45 du/ac)
• GC-MU (≤33 du/ac)†

• CBD-MU (26-33 du/
ac)

• HD-MU (≤45 du/ac)
• GC-MU (≤33 du/ac)†

• TO-MU (≤75 du/ac) 
[WBMP Area 1]

• CC-MU (≤60 du/ac) 
[WBMP Area 3]

• CBD-MU (26-33 du/
ac) [WBMP Area 3]

• HDR (≤45 du/ac) 
[WBMP Area 3]

• HDR (≤45 du/ac)
• CC-MU (≤60 du/ac)†

• TO-MU (≤75 du/ac)
• CC-MU (≤60 du/ac)

Area Plan(s) Implemented • STANP • STANP • STANP • DDP
• WBMP Area 2
• ECAMP†
• SOCA Sub-Area 3†
• NOCA†

• WBMP Areas 1 + 3 • SOCA Sub-Area 2
• SOCA Sub-Area 3†

• SOCA Sub-Area 1

† Applicable to open sub-zone only

Initial Key Standards for Workshop: Zones Overview

1Initial Key Standards Table for Workshop — September 28, 2022 Campbell Multi-Family Residential Development + Design Standards — Opticos Design, Inc. © 2022
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Initial Key Standards for Workshop: 
Building FormInitial Key Standards for Workshop: Building Form

Zone Name: T3 Neighborhood T4 Neighborhood.
Small

T4 Neighborhood.
Medium

T4 Neighborhood.
Large

T4 Main Street T4 Main Street.Civic 
Blvd

T5 Neighborhood T5 Main Street

Zone Abbreviation: T3N T4N.S T4N.M T4N.L T4MS T4MS.CB T5N T5MS
Building Types
House Scale House Large X X X

House Small X X X

Duplex Side-by-Side X X X

Duplex Stacked X X X

Cottage Court X

Fourplex X X X

Multiplex X

Townhouse 
Neighborhood

X X X X [Regulate without building types]

Courtyard Building 
Neighborhood

X X X

Pocket Neighborhood X X X

Block Scale Townhouse Core X† X

Courtyard Building 
Core

X

Main Street Building X† X†

Building Form
Height
Main Building Stories 2.5 max. 2.5 max. 3 max. 3 max. 3.5 max.* 4 max. 5 max. 6 max.

Overall 35' max.** 35' max.** 40' max.** 40' max. 45' max. 55' max. 55' max. 65' max.

Ground Floor Ceiling Height Residential 9' min. 9' min. 9' min. 9' min. 15' min. 15' min. 9' min. 15' min.

Non-Residential N/A 14' min. 12' min. 12' min. 15' min. 15' min. 12' min. 15' min.

Footprint
Width max. per building 120' 200' 250' 400'

Depth max. per building [By building type] 160' 250' 275' 450'

Footprint max. per building 10,000 sf 25,000 sf 48,000 sf 96,000 sf
† Applicable to open sub-zone only

* 3.0 stories within Winchester Boulevard Master Plan Area 2

** 28' within the San Tomas Area Neighborhood Plan

2Initial Key Standards Table for Workshop — September 28, 2022 Campbell Multi-Family Residential Development + Design Standards — Opticos Design, Inc. © 2022
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Initial Key Standards for Workshop: 
Building Placement + Adjacency ToolsInitial Key Standards for Workshop: Building Placement + Adjacency Tools

Zone Name: T3 Neighborhood T4 Neighborhood.
Small

T4 Neighborhood.
Medium

T4 Neighborhood.
Large

T4 Main Street T4 Main Street.Civic 
Blvd

T5 Neighborhood T5 Main Street

Zone Abbreviation: T3N T4N.S T4N.M T4N.L T4MS T4MS.CB T5N T5MS
Building Placement
Setback (Distance from ROW/Bldg Site Line or Streetscape Treatment)
Front 15' min.; 20' max. 15' min.; 20' max. 15' min.; 20' max. 15' min.; 20' max. 0' min.*; 10' max. 7' min.; 15' max. 5' min.; 12' max. 0' min.; 5' max.

Side Street 12' min.; 20' max. 12' min.; 20' max. 12' min.; 20' max. 12' min.; 20' max. 0' min.*; 10' max. 7' min.; 15' max. 5' min.; 12' max. 0' min.; 5' max.

Side Greater of 5' or 
Height/2 min.

Greater of 5' or 
Height/2 min.

Greater of 5' or 
Height/2 min.

Greater of 5' or 
Height/2 min.

0' min. 10' min. Greater of 5' or 
Height/2 min.

0' min.   

Rear Greater of 5' or 
Height/2 min.

Greater of 5' or 
Height/2 min.

Greater of 5' or 
Height/2 min.

Greater of 5' or 
Height/2 min.

0' min.** Greater of 8' or Height 
x 2 min.

Greater of 5' or 
Height/2 min.

0' min.

Lot Coverage 40% max. 40% max. 50% max. 60% max. No max. No max. 60% max. No max. 

FAR Max. Non-Residential Only 0.5 max. 0.55 max. 0.55 max. 0.55 max. 1.25 max.; 1.5 max. in 
ECAMP and WBMP

1.5 max. 0.55 -

Total N/A N/A N/A N/A 2.25 max.; 2.5 max. in 
ECAMP

2.5 max. 3.0 max. 3.5 max

Adjacency Tools: Abutting Single-Family Residential Zone, T3N, T4N.S, or Historic Resource
Setback (Distance from ROW/Bldg Site Line)
Rear N/A N/A N/A N/A Greater of 5' or 

Height/2 min.**
Greater of 8' or Height 
x 2 min.

Greater of 5' or 
Height/2 min.

Greater of 5' or 
Height/2 min.

House-Form Massing Requirement Within Rear 1/3 of Lot
Wing(s) required, min. 
(35' wide max., 3-story max.)

N/A N/A N/A N/A 1 per 50' of bldg width 
beyond 75'

1 per 50' of bldg width 
beyond 75'

1 per 50' of bldg width 
beyond 75'

1 per 50' of bldg width 
beyond 75'

Wing separation N/A N/A N/A N/A 10' min. 10' min. 10' min. 10' min.
* 5' min. setback required in Winchester Boulevard Master Plan Area 2. Where adjacent to ROW, this setback shall be paved as an extension of the sidewalk. 

** Minimum rear setbacks shall be modified as follows (most restrictive standard applies): 
    Within Winchester Boulevard Master Plan Area 2: Greater of 8' or twice the building height at the setback line. 
    Abutting T5MS, T5N, or railroad ROW: 10'.

† Applicable to open sub-zone only

3Initial Key Standards Table for Workshop — September 28, 2022 Campbell Multi-Family Residential Development + Design Standards — Opticos Design, Inc. © 2022
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Initial Key Standards for Workshop: 
Frontages + ParkingInitial Key Standards for Workshop: Frontages + Parking

Zone Name: T3 Neighborhood T4 Neighborhood.
Small

T4 Neighborhood.
Medium

T4 Neighborhood.
Large

T4 Main Street T4 Main Street.Civic 
Blvd

T5 Neighborhood T5 Main Street

Zone Abbreviation: T3N T4N.S T4N.M T4N.L T4MS T4MS.CB T5N T5MS
Frontage Types
Porch Projecting X X X X X† X

Porch Engaged X X X X X† X

Dooryard X X X X X X X X

Stoop X X X X X† X

Forecourt X X X X X X X

Recessed Entry X†† X†† X†† X X

Maker Shopfront X† X† X

Shopfront X† X X X

Gallery X† X X

Arcade X

Required Parking
Minimum Required Vehicle Spaces: Walkable Areas
Non-Residential Uses 1 per 1,000 sf above 

first 1,000
1 per 1,000 sf above 

first 3,000†
1 per 1,000 sf above 

first 1,000
1 min. 1,000 sf above 

first 3,000†
1.5 per 1,000 sf above 

first 5,000
1.5 per 1,000 sf above 

first 5,000
1.5 per 1,000 sf above 

first 1,500
1.5 per 1,000 sf above 

first 5,000

Residential Uses (per unit) Studio or 1 Bedroom 1 1 1 1 1 1 1 1

2 to 3 Bedrooms 2 2 2 2 2 2 2 2

4+ Bedrooms 2.5 2.5 2.5 2.5 2.5 2.5 2.5 2.5

Minimum Required Vehicle Spaces: Auto-Dependent Areas
Non-Residential Uses 1 per 225 sf 1 per 225 sf 1 per 225 sf 1 per 225 sf 1 per 225 sf 1 per 225 sf 1 per 225 sf 1 per 225 sf

Residential Uses (per unit) Studio or 1 Bedroom 2  (1 covered) 2  (1 covered) 2  (1 covered) 2 covered + 0.5 guest 2 covered + 0.5 guest 2 covered + 0.5 guest 2 covered + 0.5 guest 2 covered + 0.5 guest

2 or More Bedrooms 2  (1 covered) 2  (1 covered) 2  (1 covered) 2.5 covered + 0.5 
guest

2.5 covered + 0.5 
guest

2.5 covered + 0.5 
guest

2.5 covered + 0.5 
guest

2.5 covered + 0.5 
guest

Minimum Required Bicycle Spaces
Non-Residential Uses 1 per 2,500 sf 1 per 2,500 sf 1 per 2,500 sf 1 per 2,500 sf 1 per 2,500 sf 1 per 2,500 sf 1 per 2,500 sf 1 per 2,500 sf

Residential Uses (per unit) Studio or 1 Bedroom 1 1 1 1 1 1 1 1

2 or More Bedrooms 2 2 2 2 2 2 2 2
† Applicable to open sub-zone only

†† Side street frontage only

4Initial Key Standards Table for Workshop — September 28, 2022 Campbell Multi-Family Residential Development + Design Standards — Opticos Design, Inc. © 2022
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Initial Key Standards for Workshop: 
Frontages + Parking
Applying the Initial Key Standards

621 E Campbell Ave 2415 S Winchester Blvd



Breakout Group Activity

Applying the Initial Key Standards

621 E Campbell Ave 2415 S Winchester Blvd


